For owner-occupied units, the carrying costs of the unit (taxes, mortgage, insurance,
homeowner’s association fees, including the rehabilitation repayment loan) should meet State
criteria (less than 33% of gross income for families, less than 40% of gross income for seniors).

B. Program Area

This is a municipal-wide program. The rehabilitation property must be located in the Township
of South Brunswick, New Jersey.

C. Substandard Housing

The purpose of the program is to bring substandard housing up to code. Substandard units are
those units requiring repair or replacement of at least one major system. A major system is any
one of the following:

Roof

Plumbing (including wells)

Heating

Electrical

Sanitary plumbing (including septic systems)

Load bearing structural systems

Lead paint abatement

Weatherization (building insulation for attic, exterior walls and crawl space, siding to
improve energy efficiency, replacement storm windows and storm doors and
replacement windows and doors)

A

Code violations must be determined by an inspection conducted by a licensed inspector.

SECTION II. AVAILABLE BENEFITS

A. Program Financing

The affordable housing rehabilitation program is a loan program providing interest free loans of
up to $10,000 to qualified owners for improvements to eligible owner-occupied affordable
housing units. Program staff will make a determination of the actual amount available for any
specific project based upon the proposed work requested by the applicant, estimates to complete
the work and whether the work will bring otherwise substandard housing up to code.

Funding for the unit will be secured through a lien in the form of a Restrictive Covenant and
Mortgage in favor of South Brunswick Township that is recorded with the Middlesex County
Clerk.

B. Program Affordability Controls
Ten-year controls on affordability on the affordable housing units are required.
The controls on affordability will be in the form of a ten year, no interest loan that shall act as a

lien on the property. The lien will be recorded with the Middlesex County Clerk. South
Brunswick may forgive the loan after ten (10) years and require no repayment, but if the unit is




vacated for any reason before the ten (10) years has expired, such as because of a sale of the unit,
the death of the owner, or foreclosure of the unit, the loan will become due and payable. Should
the owner die before repayment and/or expiration of the loan period, the balance of the loan will
be due at the time of the settlement of the estate. However, if the household inheriting the unit is
income eligible and agrees to occupy the unit as their primary residence, the terms of the funding
agreement may be transferred to the inheriting household.

SECTION III. ELIGIBLE PROPERTY IMPROVEMENTS

A. Eligible Improvements

Affordable Housing rehabilitation funds may be used only for repairs or system replacements
necessary to bring a substandard unit into compliance with all health, safety and building codes,
or to correct applicable code violations. Incidental cosmetic work that is reasonable and deemed
necessary or is related to the necessary repairs may also be included.

At least one major system must be replaced or included in the repairs, which include one of the
following:

Roof

Plumbing (including wells)

Heating

Electrical

Sanitary plumbing (including septic systems)

Load bearing structural systems

Lead paint abatement

Weatherization (building insulation for attic, exterior walls and crawl space, siding to
improve energy efficiency, replacement storm windows and storm doors and
replacement windows and doors)

Incidental cosmetic work related to the major system may include, but is not limited to, the
following:

e Interior trim work

e Interior and/or exterior doors

¢ Interior and/or exterior hardware
Window treatments
Interior stair repair
Exterior step repair or replacement
Porch repair
Wall surface repair
Painting
Exterior rain carrying system repair

B. Ineligible Improvements

Work not eligible for program funding includes, but is not limited to, luxury improvements
(improvements which are strictly cosmetic), additions, conversions (basement, garage, porch,




attic, etc.), repairs to structures separate from the living units (detached garage, shed, barn, etc.),
furnishings, pools and landscaping. If determined unsafe, stoves may be replaced. The
replacement or repair of other appliances is prohibited. Rehabilitation work performed by
property owners (i.e. “do-it-yourself” projects) shall not be funded under this program.

C. Rehabilitation Standards

Upon rehabilitation, housing deficiencies shall be corrected and the unit shall comply with the
New Jersey State Housing Code, N.J.A.C. 5:28.  For construction projects that require the
issuance of a construction permit pursuant to the Uniform Construction Code, the unit must also
comply with the requirements of the Rehabilitation Subcode, N.J.A.C. 5:23-6. In these instances,
the more restrictive requirements of the New Jersey State Housing Code or the Rehabilitation
Subcode shall apply. For projects that require construction permits, the rehabilitated unit shall be
considered complete at the date of final approval pursuant to the Uniform Construction Code.

D. Certification of Standard

All code deficiencies must be corrected and rehabilitated units must be in compliance with the
standards proscribed in sub-section C above upon issuance of a certificate of completion or
occupancy. The licensed inspector must certify any structure repaired in whole or in part with
rehabilitation funds to be free of any code violations.

E. Emergency Repairs

A situation relating to an imminent safety and/or health hazard for the occupants would
constitute an emergency. A licensed inspector must confirm the need for such work. In
emergency cases, the formal solicitation process will not be followed. A minimum of three (3)
estimates will be obtained when possible for the “emergency” work. However, eligibility, as
stated in Section I, must be determined prior to soliciting estimates. Application for additional
non-emergency work may be made in accordance with the procedures outlined in this Operating
Manual. The funding for the emergency work and any additional rehabilitation funding received
may not exceed the maximum program financing provisions shown in Section II.

SECTION 1V: OVERVIEW OF ADMINISTRATIVE PROCEDURES

A. Application/Interview

Property owners interested in participating in the affordable housing rehabilitation program may
submit applications to the program staff. Applications are available at:

South Brunswick Township
Affordable Housing Office
Municipal Building
540 Ridge Road
Monmouth Junction, New Jersey 08852




Applications are also available on the Township’s website at www.sbtnj.net or by calling the
Affordable Housing Office at 732-329-4000 x7219 or x7220. Upon request, the program staff
will mail an application to an interested property owner.

If, after the program staff reviews the application, an owner-occupant appears to be income
eligible and the proposed work appears to qualify for the program, an interview will be arranged
with the applicant for a formal review of the application and determination of qualification for
the program. At the time of the interview, the applicant must present all required documentation
as set forth in this manual or as otherwise may be required by the program staff.

Applications will be processed in the order they are received by the Affordable Housing Office.
Only emergency situations shall be handled out of the order of receipt.

South Brunswick’s Affordable Housing Office may alternatively provide for a random selection
process where there are numerous applications for funding and/or limited funds are available in
the program.

B. Income Eligibility and Program Certification

For households seeking a determination of income eligibility, all wage earners 18 years of age or
older in the household must submit appropriate documentation to document the household
income, as further described below.

Applicants must provide the following:

e Copy of the deed to the property.

e Proof that property taxes and water and sewer bills are current.

e Proof of property insurance, including liability, fire and flood insurance where
necessary.

e All documents required in Section V of this manual.

If, after review of the income documentation submitted, an applicant is determined to be eligible
for the program, an Eligible Certification Form will be completed and signed, certifying the
applicant’s eligibility. Eligibility will remain valid for six (6) months from the date of the
Certification. If the applicant has not signed a contract for rehabilitation within six (6) months of
the date of the Eligible Certification Form, the applicant will be required to reapply for
certification.

If, after review of the income documentation submitted, an applicant is determined to be
ineligible, the applicant will receive a letter delineating the reasons for the determination of
ineligibility. An applicant may be determined ineligible if the applicant’s gross household
income exceeds State income limits or if the carrying costs of the unit (taxes, mortgage,
insurance, homeowner’s association fees, including the rehabilitation repayment loan) exceed the
State’s criteria (less than 33% of gross income for families, less than 40% of gross income for
seniors).
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C. Substandard Housing Certification/Inspection

Once an applicant is determined to be eligible to participate in the program, the applicant must
provide to the Township three (3) written estimates from licensed contractors, showing the work
that will be done to the property.

At least one major system must be shown to be substandard. All required repairs to correct the
deficiencies must be identified in the contractors’ estimates.

The Township will review the written estimates and determine if the proposed work meets the
requirements of the program. If so, a Substandard Housing Certification form will be issued by
the Township. If the Township is unable to determine from the written estimates whether the
proposed work meets the requirements of the program, the Township may perform an inspection
of the property. Applicants are required to permit the Township inspector access to the property
during reasonable hours to make such inspection. A failure to permit the Township access to the
property for such an inspection may cause the applicant to be rejected from the program.

D. Ineligible Properties

If, after review of the property documentation, written estimates for repairs and any inspection of
the property, an applicant’s property is determined to be ineligible, the program staff will send a
letter delineating the reasons for the determination of ineligibility. An applicant’s property may
be determined ineligible for any one of the following reasons:

Title search is unfavorable.

Property does not need sufficient repairs to meet eligibility requirements.

Real estate taxes and/or water and sewer charges are in arrears.

Proof of property insurance not submitted.

Property is listed for sale.

Property is in foreclosure.

Total debt on the property will exceed the value of the property.

There are insufficient funds available to correct substandard condition or correct code
violations.

If, after review of the property documentation, written estimates for repairs and any inspection of
the property, an applicant’s property is determined to be eligible, the Township will certify that
the dwelling is substandard by completing and signing the Certificate of Substandard Housing
Form.

E. Cost Estimate

The program staff will prepare or cause to be prepared a Work Write-up and Cost Estimate. This
estimate will include a breakdown of each major work item by category as well as by location in
the house. It will contain information as to the scope and specifics on the materials to be used.
A Cost Estimate will be computed and included within the program documentation. The
contractor proposing the lowest price for completion of the required repairs shall be approved for
the work, unless good cause exists to award it to a contractor proposing a higher price. The
program staff will review the Work Write-up with the property owner.




Only required repairs to units occupied by income eligible households will be funded through the
affordable housing rehabilitation program.

If the Work Write-up and Cost Estimate indicate that the necessary repairs will exceed the
$10,000 cap on funding, the applicant must provide proof that there are sufficient funds from
other sources to complete all of the necessary repairs. The proposed work may be rejected if
there are insufficient funds available to complete the required repairs.

F. Contractor Authorization

After the property and the property owner have been certified as eligible, the program staff will
authorize completion of the work by the approved contractor. This authorization shall be in
writing and sent to both the applicant and the selected contractor.

G. Contract Signing/Pre-Construction Conference

The Contractor Agreement will be prepared by the contractor and executed by and between the
property owner and the contractor. The Property Rehabilitation Agreement covering all the
required terms and conditions of the rehabilitation loan shall be prepared by the Township and
executed by and between the property owner and the Township.

The program staff will then call a Pre-Construction Conference. Documents to be executed at
the Pre-construction Conference include: Contractors Agreement(s), Property Rehabilitation
Agreement with a Restrictive Covenant, Mortgage and Mortgage Note. The property owner,
program staff representative and the contractor will execute the appropriate documents and
copies will be provided as appropriate. A staff member will outline project procedures to which
property owner must adhere. A Proceed to Work Order, guaranteeing that the work will
commence within fifteen (15) calendar days of the date of the conference and be totally
completed within ninety (90) days from the start of work, must be signed by each contractor at
this Conference.

H. Progress Inspections

The program staff and/or Township inspectors will make periodic inspections to monitor the
progress of property improvements. This is necessary to ensure that the ongoing improvements
are in accordance with the scope of work outlined in the Work Write-up. It is the contractor’s
responsibility to notify the Code Enforcement Office and obtain all permits, inspections and
approvals as required by the Uniform Construction Code.

I. Change Orders

If it becomes apparent during the course of construction that additional repairs are necessary or
the approved repairs need to be revised or amended, the applicant and the contractor shall advise
the program staff and prepare a change order request describing the additional work to be done
and the reason why such additional work is needed. The applicant and the contractor will review
the change order with the program staff and agree on a price. Once all parties approve of the
change order and agree on the price, they will sign documents amending the Contractor
Agreement to include the change order. Additionally, if the applicant is not funding the
additional cost, new financing documents will be executed by the property owner and the
Township reflecting the increase.




J. Payment Schedule

The contract will permit three progress payments if the project costs $7,500 or less or four
progress payments if the project costs more than $7,500. For example: $10,000 project has four
payments, with the first payment of $4,000 and the remaining payments are divided equally.
First payment is made when the project is one-quarter completed; second payment is made when
the project is one-half completed; third at three quarters completed; fourth and final payment
upon completion.

The contractor will submit a payment request pursuant to the payment schedule. The applicant
will sign a payment approval if both the applicant and the Township’s housing/building inspector
are satisfied with the work performed. The Township will then release the payment directly to
the contractor. In the event either the applicant or the Township determine that the work has been
done in an unsatisfactory manner, payment may be delayed and/or suspended until the work is
satisfactory to both the applicant and the Township. In the event of a dispute between the parties
as to whether the work is satisfactory, the Township’s determination will be final.

K. Appeal Process — Property Improvements

If an applicant wishes to contest a payment that the Township has approved, or a contractor
wishes to contest a payment that the Township has suspended, the disputed payment may be
appealed to the Township Manager for a hearing. Any such appeal must be filed in writing with
the Township Manager within fourteen (14) days of the Township’s decision to either approve or
suspend the payment. A copy of the written appeal must be filed with all parties. The Township
Manager will decide if the payment shall be released to the contractor or the contractor must
complete additional work or correct work completed before the release of the payment. The
Township Manager’s decision will be binding on both the applicant and the contractor.

L. Final Inspection

Upon notification by the contractor that all work is complete, and where required a Certificate of
Completion/Occupancy has been issued, a final inspection shall be conducted. The program staff
(or a representative), the property owner, and the necessary contractors shall be present at the
final inspection to respond to any final punch list items.

Final payment will be released once all final inspections are made, a Certificate of
Completion/Occupancy is issued (if applicable) and the program staff receives a Property Owner
Sign-off letter.

M. Record Restricted Covenant and Loan Documentation

Program staff will file the executed Restrictive Covenant and Mortgage with the Middlesex
County Clerk. A copy of the recorded documents shall be provided to the property owner once
filed with the County.

N. File Closing

After the final payment is made and recorded documents are received from the County, the
applicant’s file will be closed by the program staff.




SECTION V: PROCEDURE FOR INCOME-ELIGIBILITY CERTIFICATION

A. Complete a Household Eligibility Determination Form

Income verification documentation should include, but is not limited to, the following for each
and every member of a household who is 18 years of age or older:

Four current consecutive pay stubs, including bonuses, overtime or tips, or a letter from
the employer stating the present annual income figure or, if self-employed, a current
Certified Profit & Loss Statement and Balance Sheet.

Copies of Federal and State income tax returns for the preceding tax year. If self-
employed, copies of Federal and State tax returns for each of the preceding two (2) tax
years must be submitted. A Form 1040 Tax Summary for past tax years can be requested
from the local Internal Revenue Service Center or by calling 1-800-829-1040.

A letter or appropriate reporting form verifying monthly benefits such as:

Social Security or SSI — Current award letter or computer print out letter
Unemployment — verification of Unemployment Benefits

Welfare -TANF current award letter

Disability - Worker’s compensation letter

Pension income (monthly or annually) — a pension letter
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A letter or appropriate reporting form verifying any other sources of income claimed by
the applicant, such as alimony or child support — copy of court order or recent original
letters from the court.

Current reports of savings and checking accounts (bank statements and passbooks) and
income reports from banks or other financial institutions holding or managing trust funds,
money market accounts, certificates of deposit, stocks or bonds (In brokerage accounts —
most recent statements and/or in certificate form — photocopy of certificates).

Evidence or reports of income from directly held assets, such as real estate or businesses.

Interest in a corporation or partnership — Federal tax returns for the preceding tax year(s).

The following is a list of various types of wages, payments, rebates and credits. Those that are
considered as part of the household’s income are listed under Income. Those that are not
considered as part of the household’s income are listed under Not Income.

Income

1.

Wages, salaries, tips, commissions

2. Alimony
3. Regularly scheduled overtime
4. Pensions




Social security

Unemployment compensation (verify the remaining number of weeks of eligibility)

TANF

Verified regular child support

Disability income

0. Net income from business or real estate

1. Interest income from assets such as checking and savings accounts, certificates of

deposit, money market accounts, mutual funds, stocks, bonds

12. Imputed interest (using a current average annual rate of two percent) from non-income
producing assets, such as equity in real estate. Rent from real estate is considered income,
after deduction of any mortgage payments, real estate taxes, property owner’s insurance.

13. Any other forms of regular income reported to the Internal Revenue Service
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Not Income

Rebates or credits received under low-income energy assistance programs

Food stamps

Payments received for foster care

Relocation assistance benefits

Income of live-in attendants

Scholarships

Student loans

Personal property such as automobiles

Lump-sum additions to assets such as inheritances, lottery winnings, gifts, insurance
settlements

10. Part-time income of dependents enrolled as full-time students

11. Court ordered payments for alimony or child support paid to another household shall be
deducted from gross annual income
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To calculate income, the current gross income of the applicant is used to project that income over
the next 12 months.

Student Income

Only full-time income of full-time students is included in the income calculation. A full-time
student is a member of the household reported to the IRS as a dependent who is enrolled in a
degree seeking program for 12 or more credit hours per semester; and part-time income is
income earned on less than a 35-hour workweek.

Income from Real Estate

If real estate owned by an applicant for an affordable housing rehabilitation loan is a rental
property, the rent is considered income. After deduction of any mortgage payments, real estate
taxes, property owner insurance and reasonable property management expenses as reported to
the Internal Revenue Service, the remaining amount shall be counted as income.

If an applicant owns real estate with mortgage debt, which is not to be used as rental housing, the
program staff should determine the imputed interest from the value of the property. The program
staff should deduct outstanding mortgage debt from the current market value of the property.




Based on current money market rates, interest will be imputed on the determined value of the
real estate.

B. Records Documenting Household Composition and Circumstances
The following are various records for documenting household information:

e Social Security records or cards. Either individual Social Security card or letter from
Social Security Administration

Adoption papers, or legal documents showing adoption in process

Income tax returns

Birth Certificate or Passport

Alien Registration Card

C. Certify the Household Income Eligibility

The income eligibility of low- and moderate-income households shall be reviewed and, if
eligible, certified by the program staff, once all required documents and information is supplied.
The original of the certification shall be provided to the household, with a copy kept in the
project files.

SECTION VI: CONTRACTOR RELATED PROCEDURES

A. Contractor Selection

Contractors submitting estimates for work proposed under the affordable housing rehabilitation
program must submit references from at least three recent general contracting jobs. Contractors
also must submit documentation proving financial stability. Contractors must provide proof that
they carry workmen’s compensation coverage and liability insurance of at least
$100,000/$300,000 for bodily injury or death and $50,000 for property damage. Only licensed
tradesmen will be permitted to perform specialty work such as plumbing, heating and electrical.

B. Number of Proposals Required

The property owner will select a minimum of three (3) general contractors to provide written
estimates of all work proposed. The contract will be awarded to the lowest bidder unless good
cause is shown to award the contract to a contractor proposing a higher price. The Township
shall make the final determination of which contractor is awarded the contract.

C. Contractor Requirements

Upon notification of selection, the contractor shall submit all required insurance certificates to
the program staff. A Contract Signing/Pre-Construction Conference will be scheduled by the
program staff to be attended by the property owner and contractor. At the time of execution of
the Contractor Agreement, the contractor shall sign a Proceed to Work Order prepared by the
program staff.

The Contractor shall adhere to all of the requirements set forth in Section IV of this manual.




SECTION VII: MAINTENANCE OF RECORDS

A. Files To Be Maintained on Every Applicant

The program staff will maintain files on every applicant. All files will contain a copy of the
application. If an application is approved, the file will contain at a minimum:

e Application Form
e Income Verification
e Letter of Certification of Eligibility or Letter of Determination of Ineligibility

B. Files of Approved Applicants

Files of applicants approved for the program will also contain the following additional
documentation:

Housing inspection report

Photographs — before (if any)

Certification of Property Eligibility or Determination of Ineligibility
Proof of homeowners insurance

Copy of deed to property

C. Files of Approved Repairs

For properties determined eligible for the program where the applicants choose to have
repairs completed, the files shall contain the following additional documentation:

Work Write-up and Cost Estimate

Copies of estimates

Contractor Agreement signed by the applicant and the contractor
Recorded mortgage/lien documents
Copies of all required permits

Contractor requests for progress payments
Progress payment inspection reports
Progress payment vouchers

Change orders (if needed)

Final inspection report

Property owner sign-off letter
Photographs — after (if any)

Certification of Completion/Occupancy

Individual files will be maintained throughout the process.




D. Monitoring Information

A rehabilitation log will be maintained by the program staff that depicts the status of all
applications in progress and completed.

For each unit the following information must be retained to be reported annually:

Street Address

Block/Lot/Unit Number

Owner/Occupant

Income: Very Low/Low/Moderate

Final Inspection Date

Funds expended on Hard Costs
Development Fees expended

Funds Recaptured

Major Systems Repaired

Unit Below Code & Raised to Code
Effective date of affordability controls
Length of Affordability Controls (yrs)

Date Affordability Controls removed/expired
Reason for removal of Affordability Controls

SECTION VIII: PROGRAM MARKETING

South Brunswick Township will make various forms of public announcements, advertising the
availability of the affordable housing rehabilitation program. For the term of the program, the
municipality will include flyers once a year with the Annual Mailing of the Affordable Housing
Regulations for Ownership Units. Program information will be available at the Municipal
Building, Library and Senior Center and on the municipal website. Posters regarding the
program may also be placed in retail businesses throughout the municipality.




Affordable Housing Rehabilitation Program Audit Checklist

UP-TO-DATE OPERATING MANUAL

Comments

Income Limits

Sample Forms and Letters

MAINTENANCE OF RECORDS

Files To Be Maintained on Every Applicant
Application Form

Income Verification

Certification of Eligibility or

Letter of Determination of Ineligibility

Files to be Maintained on Approved Applicants
Housing Inspection Report

Photographs — Before (if any)

Certification of Property Eligibility or Determination
of Ineligibility

Proof of Homeowner’s Insurance

Property Deed

Files to be Maintained on Approved Repairs
Work Write-Up/Cost Estimate

Copies of estimates

Contractor Agreement signed by property owner and
contractor

Mortgage/Lien Documents

Copies of all required permits

Contractor Requests for Progress Payments
Progress Payment Inspection Reports

Progress Payment Vouchers

Change Orders (if needed)

Final Inspection Report

Property owner sign-off letter

Photographs — after (if any)

Certification of Completion/Occupancy

MONITORING INFORMATION

Rehabilitation Log

Complete Monitoring Reporting Forms

PROGRAM MARKETING

N s e e 0 I e O I

Annual Public Notice on Program

Program Flyer

Program Brochure

Flyer mailed Annually to All Property Owners

Program information available in municipal building,
library and senior center

Program information posted on municipal website

Program posters placed in retail businesses throughout
the municipality




4. PRIOR CYCLE CREDITS


















































































































5. PRIOR ROUND: REGAL POINT



Prepared by:

;ennis R. Casale

Attorney at Law of the
State of New Jersey

MASTER DEED
FOR

REGAL POINT, A CONDOMINIUM

THIS MASTER DEED ("Master Deed"), made this a0 day of
, 1988 by REGAL POINT, INC., a corporation of the -
Btate of New Jersey, having its principal office at 186
Prlnceton—nghtstown Road, P.0. Box 236, Princeton Junction,
cﬁunty of Mercer, State of New Jersey, 08550 ("Developer").

WHEREAS, Developer is the owner of the fee simple title
ose lands and premises ("Development®) in the Township of
th Brunsw1ck, County of Middlesex, State of New Jersey, more
ularly described in Appendix “A" attached hereto and made a
part hezedi, and

’WH@REAS Development will include bulldlngs in which
there wzlla wyarying types of living units throughout the
: a%‘ the Development will contain’a total of fifty-

,units, together with certain_recreatxon
ovements all as are

three (53) liw.
facilities, drivéwgys, walkways and other
v.ghown on that certain sfirvey prepared by
z_ngineers, Post Office Box 818, Route 22,
Somezville, New Je 09876, attached héveto and made a part
herecf as Appendix .and on those centain engineering plans
attached hereto and maGE%a part hereof 28 Appendix "C".

Tectonic, Consul

to establish the form of
‘condominium pursuant to the
ninium Act, N.J.S.A. 46:8B~1 et
nt, A Condominium"- and

WHEREAS , Develqpéi
ownershlp of the Development 1
provisions of the New Jersey:
seq., under the neme of "Red

WHEREAS, Developgr ) gstabllshed or is about to
establish Regal Point COpdominlnm sociaticon, Inc., a New Jersey
not-for-profit corporatiun,-~for ﬁha admlnlstratlon, operation and
management of the Develapment.
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THEREFORE, WITNESSETH:

ARTICLE 1.
ARTICLE 2.
ARTICLE 3.
ARTICLE 4.
ARTICLE 5.

ARTICLE 5.

ARTICLE 7.

ARTICLE B.

ARTICLE 9.
ARTICLE 10.

ARTICLE 11.
ARTICLE 12.
ARTICLE 13.
ARTICLE 14.
ARTICLE 15.
ARTICLE 16.
ARTICLE 17.
ARTICLE 18.
ARTICLE 19.
ARTICLE 20.
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. BRIICLE 1. ESTABLISHMENT OF CONDOMINIUM.

Developer ,hereby submit, declare and esta;?lis,h in accordance
with N.J.8 46:8B-1 et seq. the condominium foxrm of ownership
for that parcel?of land, together with the improvements located
thereon, descr . in Appendix "A" aforesa;,il and as more

particularly sﬁm ‘on Appendices "B and [C.”

5 : i
ARTICLE ‘2, “DEFINITIONS. For-the purpose hereof, the
following terms shdll Have the following meanings unless the
context in which same,dgrutilized clearly indicates otherwise:
Y w
‘ jation" shall mean and refer to
ony Inc., a New Jersey not-for-
administer, manage and operate the
of.Jnits in the Development and to
maintain, repair and replagﬁé{ﬂ_ “Common Elements and Facilities
of the Development as provided. in this Master Deed and the
Bylaws. A T N

Ll

Section 2.1 *

Regal Point Condominium Ag
profit corporation, formed
common affairs of the Owners o

E 4 hoh
Section 2.2.° = “"Board" sha}]. mean and refer to the
Board of Directors of the Associatlen @nd any reference herein or
in the Certificate ¢f Incorporation,. Bylgws or Rules and
A et

3 s
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Regulations to .ny power, duty, right of appraval cor any other
right of the Association shall be deemed: to refer to the Board
and not the Membership of the Association, unless the context
expressly indicates to the contrary-

Section 2.3 "Building" shall mean and refer to all
the enclosed structures containing tinits, or recreational
facilities. It shall also mean and refer to any other enclosed
structure now or hereafter constructed upon the land described in
Appendix "A" and shown on Apgendlces “B" and "C."

Section 2.4 “Bylaws” shall mean and refer to the
Bylaws of the Association a copy of which document is attached
hereto and made a part hereof as Appendix “"D", together with all

future amendments or supplements thereto.

Section 2.5 scertificate of Incorporation” shall
mean and refer to the Certificate of Incorporation of the
Association.

Section 2.6 “Condominium Act" shall mean and refer
ta the provisions of N.J.S.A. 46:8B-1 et seq., and all applicable
amendments and supplements thereto.

Section 2.7 "Common Elements and Facilities” shall
mean and refer to the "common elements” (as defined by N.J.S.A.
46:8B-3(d)) of the Development. 5

Section 2.8 »Common Expenses" shall, subject to the
provisions of ARTICLE 6 hereof, mean and refer to all those-
expenses anticipated by N.J.S.A. 46:8B-3(e), in addition to all
expenses (including reserves) incurred or assessed by the
Association, of its respective directors, officers, agents or
employees, in the lawful performance of their respective duties
or powers.

Section 2.9 *peveloper” shall mean and refer to
Regal Point, Inc., corporation of the State of New Jersey, its
successors and asgsigns, and includes any successor Developer
contemplated by ARTICLE 28 of this Master Deed.

Section 2.10 "pDevelopment” shall mean and rafer to
(i) all the lands and premises described in Appendix "A"; {(ii)
all improvements now ox hereinafter constructed in, upon, over or
through such lands and premises, whether or not shown on any
Appendix hereto; and (iii) all rights, roads, bridges, waters,
privileges and appurtenances theretg belonging or appertaining;
and (iv) the entire entity created by the execution and recording
of this Master Deed.

Section 2.11 vFederal Mortgage Agencies" shall mean
and refer to those federal agencies who have or may come to have
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an interest in the Develepment, including, but not limited to,
the Federal Housing Administration, the Veterans Administration,
the Fedesral National Mortgage Association, and the Federal Home
Loan Bank Corporation, and the Government National Mortgage
Association, or successors to their interests.

Section 2.12 “Pirst Mortgagee" shall mean and refer
to an Institutional Lender who holds the mortgage on a Unit and
who has notified the Association of its holdings.

Section 2.13 "Founding Documents*® shall mean and
refer to the Certificate of Incorporation of the Association, the
Association Bylaws, and this Master Deed, all as initially drawn
by the Developer and filed and recorded as the case may be, and
all as may be duly amended from time to time.

Section 2.14 "Governing Documents® shall mean and
refer collectively and severally to the Founding Documents and
the Rules and Regulations, as such may be amended from time to
time.

Section 2.15 “Institutional Lender" shall mean and
refer to any commercial or savings bank, mortgage banker, savings
‘anél, loan association, trust company, insurance company,
‘governmental agency, or other financial institution or pension
fund, .any other lender regularly engaged in fimancing thé :
purchaSe, construction or improvement of real estate, or ahy
assiqnee*of loans made by such a lender.

Sectlon 2.16 "Insurance Trustee" shall mean and
refer to-a trust individual or entity designated by the vote of a
majority of- hhe Board to hold in escrow in an interest bearing
account any insurance proceeds in excess of $50,000 payable to
the Associatlon as a result of loss due to fire or casualty.

Sectign 2.17 "Lease" shall mean and refer to any
agreement for the lgasing or rental of any Upit of the
Development, includin , any sublease. . .,

3y ‘

Section 2 wkn "Master Daed' shall mean and refer to
this instrument toget_e: w;th all future amendments or
supplements hereto. 4, n -

-

Section 2.19  ‘yMémber*.shall mean and refer to a
person or entity who is a Fegdgd puwner of an undivided interest
in a Unit subject to this Deed including contract
sellers, but excluding perso x ‘entities who hold an interest
merely as security for the pe: orménce of an obligation.

"Unit Owner" shall mean and
n g%?m record title to any

Section 2.20.° #0wner" o
refer ta those pexsons or- entltles_

5 2
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Unit is vested as shown in the records of the Middlesex County
Clerk. It shall include the Developer unless the context
expressly indicates otherwise. But notwithstanding any
applicable theory of mortgage, it shall not mean or refer to any
mortgagee unless and until such mortgagee has acquired title to
any such Unit pursuant to foreclosure proceedings or any
proceeding in lien of foreclosuxe. The term "Owner" shall not
refer tc any lessee or tenant of an Owner.

Section 2.21 "permitted First Mortgage® shall mean
and refer to any first mortgage lien encumbering a Unit held by a
bank, mortgage banker, trust company, insurance company, savings
and loan association, trust company, insurance company, pension
fund, govermmental agency, or other Institutional Lender or which
is a purchase money mortgage held by the Developer or by the
seller of a Unit. ]

Section 2.22 "Rules and Regulations® shall mean and
refer to the rules and regulations duly adopted by the
Association with all future amendments and supplements thereto.

Section 2.23 »Unit" shall mean and refer to a part
of the Development designated and intended for independent
ownership and use as a residential dwelling as more specifically
described in ARTICLE 4 hereof. It shall not be deemed to include
any part of the Common Elements and Pacilities or Limited Common
Elemernits and Facilities situated within or appurtenant to a Unit.

Unless the context clearly indicates otherwise, all
definitions set forth in N.J.S5.A. 46:8B-3 and any amendments
thereto are incorporated herein by reference and the definitions
set forth above shall be used in conjunction therewith.

ARTICLE 3. GENERAL DESCRIPTION OF DEVELOPMENT. The
Development will include the lands described in Appendix "A"
attached hereto, an aggregate of fifty-three ( 53) units located
in the various Buildings, together with certain recreational
facilities, driveways, walkways and all other site improvements
all as show" on Appendices "B" and "C," and includes all rights,
privileges, roads, bridges, waters and appurtenances thereto
belonging or appertaining. Each of the aforesaid units is
designated by the number of the Building in which it is located
and by a separate number within sach such Building all as is
shown on Appendices “B” and *C."

ARTICLE 4. DESCRIPTION OF UNITS.
Section 4.1 The dimensions, area and location of

the Buildings and all of the Units within the Development are as
shown graphically on Appendices "B" and "C.” Each Unit is
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intended to contain all space within the area bounded by the
interior surface of the perimeter walls of each Unit and the
floor and the ceiling of each Unit , more fully described as

followss

4,1.1 BOTTOM: The bottom of each Unit is an
imaginary horizontal plane through the lowest point of the
exterior surface of each portion of subfloor or, if applicable,
basement floor of the Unit, and extending in every direction to
the point where it closes with a side of such Unit.

4.1.2 TOP: The top of each Unit is an
imaginary plane along and coincident with the unfinished and
unexposed surface of the roof sheathing or other material which
forms the uppermost ceiling of the Unit and extending in every
direction to the point where it closes with every side of such

Unit.

4.1.3 SIDES: The sides of each Unit are
imaginary vertical planes along and coincident with the innermost

", surface covering the studding of the perimeter walls. Where no
‘wall exists, the side is an imaginary vertical plane along and
" .gaincident with the exterior surface of the windows or doors:
" located on the perimeter of such Unit. The sides of each sich

Pnit are bounded by the bottom and top of the Unit.

, Section 4.2 EBach Unit includes all built-in
appliances, fixtures, hot water heater, doors, windows, interior
walls and partitions, gypsum board and/or other facing material
on the walls and ceilings thereof, the imner decorated and/or
finished surface of the floors (including all flodring tile,
{le,.finished flooring, carpeting and padding). Each
Unit also includes all other improvements which &fe exclusively
guch Units, although all or part thereof may not

thin,the Unit. Each Unit shall include, but not be
limited to tbé~f91 wing individual appurteénances to the extent
that same serve each. individual Unit exclusively and not any
other Unit or any,portion of the Common Elements and Facilities,
whether or not samq‘%;a1located within or without a Unit:

4.2.1 f the heating, plumbing and ventilating
4.2.2 All electy al.wires and all fixtures,
switcheg, ontlets and circuit breakers;
- 20
4.2.3 All télephﬁne,xmaster antenna, cdkle TV, and

other wires, 1f any;
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4.2.4 All utility meters not owned by the public
utility agency supplying the service which
exclusively serves the Unit;

4.2.5 All equipmént, appliances, machinery,
mechanical or other systems; and

4.2,6 A11 of the chimney flue, skylights, windows,
patic doors and entrance doors.

Section 4.3 Interior partitions or nonbearing walls
within the confines of each Unit may, f£fom time to time, be
removed or replaced, subject to the prior written approval of the
Board. 1In the event an Owner does rempve or replace any or all
such interior partitions or walls, no amendment of the Master
Deed will be necessary or required. No Unit may be partitioned
or subdivided without the prior written approval of any
Institutional Lender for such Unit and of the Board. None of the
foregoing approvals shall apply to Developer prior to the
conveyance of any Unit(s) affected to another Owneér.

‘ARTICLE 5. DESCRIPTION OF COMMON ELEMENTS AND
FACILITIES.

Section 5.1 Comnon Elements and Facilities.

all appurtenances and facilities and other itens
which are not part of the Units hereinbefore described in ARTICLE
4 or part of the Limited Common Elements and Facilities .
hereinafter described in fection 5.2, shall comprise the Common
Elements and Facilities as graphically shown on Appendices "B"
and "C", Page 1 through aforesaid. The Common Elements and
Facilities shall also include by way of description but not by
way of limitation:

5.1.1 All land shown on Appendix "B" aforesaid
whether improved or unimproved:

5.1.2 All private streets, driveways, curbs,
sidewalks and water detention and/or water
retention basins, subject to the easements
and provisions set forth in ARTICLE 9 hareof;

5.1.3 The parking spaces as shown on Appendix "B";
provided, however, that at a future date each
Cwner at the discretion of the Board of
Directors may be assigned the right to the
exclusive use of at least one parking space
within the Development. The Board may make
such assignment in accordance with any
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5.1.4

5.1.5

5.1.6

5.1.8°,

5.1.10

applicable provisions of the Rules and
Regulations. The Board may assign one
parking space for each Unit which the Owmer
owns without any further consideration other
than the purchase of the Unit. The Owner'’'s
right to use the assigned parking space shall
be appurtenant to the Unit and shall
terminate upon conveyance of title to such
Unit. The Association shall be responsible
for the care and maintenance of these parking
spaces including snow removal to the extent
the Board may deem appropriate;

The gazebo, play areas and any play
apparatus, park benches, and other
recreational facilities shown in Appendix B;

lawn areas, shrubbery, dumpsters, walls,
conduits, wtility lines, cable communications
lines, fences, monuments, and waterways, P,
subject to the easements and provisions sef
forth in ARTICLE 9 hereof;

Public connections and meters for gas,
electricity, telephome, water and cable
communications not owned by the public
utility or private company providing such
services;

The roof, the foundations, footings, columns,
glrders, beams, supports, exterior or
interior bearing or main walls;

' e

Exterior lighting (other than that operated

.by & Unit Owner) and other facilities

necessary to the upkeep and safety of the
Buildings, parking lots, roads and grounds;

Any gasement or- other right which may now or
hersafier be granted for the benefit of the
ST or ‘others for access to or use of
the Common Elements and Facilities not
included g;thin the Development or for any
other purpose;

All gaﬁgihii‘ﬁersonal property required for

the operat aintenance and administration
of the.Development which may be owned by the
Association; and o,
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5.1.11 All other facilities or elements of any
improvement within any Building or on the
Development, necessary or convenient to the
existence, management, operation, maintenance
and safety of the Development or normally in
common use.

Section 5.2 Limited Common Elements

5.1 The Limited Common Elements shall be as
graphically shown on Appendices "B" and "C.”, and shall include
by way of description and not by way of limitation:

5.1.1 Any balcony, terrace, patio or stoop to
which there is direct access from the interior
of an appurtenant Unit(s) and shall be for
the exclusive use of such Unit(s); and

5.1.2 BAny entrance porch flooring o porch posts; and
5.1.3 The fenced area to the rear of each Unit.

5.2 Each Unit Owner’s right to use the Limited Common
Elements appurtenant to his Unit or Building may not be
transferred apart from the conveyance of titls to the Unit.

5.3 The Owner of a Unit to which a Limited Common
Element is appurtenant shall make repairs thereto caused by their
own negligence, nuisance or neglect and shall be responsible for
all landscaping, snow clearing and cleaning from any such Limited
Common Element. Any other repairs or maintenance with respect to
‘Limited Common Elements shall be the responsibility of the
Association.

Section 5.3 Reserved Common Elements and Facilities.

The Board shall have the power in its discretion to:

5.3.1 designate from time to time certain Common
Elements and Facilities as "Reserved Common
Elementsz and Pacilities";

5.3.2 grant reserved rights therein to the
Association and to any or less than all of
the Unit Owners; and

5.3.3 establish a reasonable charge to such Owners
for the use and maintenance thereof.
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Such designation by the Board shall not be
construed as a sale or disposition of the Common Elements and
Pacilities.

ARTICLE 6. ESTATE ACQUIRED: INTEREST IN COMMON
EXPENSES: INTEREST IN COMMON SURPLUS: VOTING: COMMON EXPENSES.

Section 6.1 The Owner of each Unit shall have such
an estate therein as may be acquired by grant, by purchase or by
operation of law and shall acquire as an appurtenance thereto an
undivided percentage interest in the Common Elements and
Facilities of the Development which shall not be divisible from
the Unit to which it appertains. The percentage interest is set
forth in Appendix "E" attached hereto and made a part hereof,
These percentages shall remain fixed.

Section 6.2 This percentage interest shall be used
to:

6.2.1 allocate the division of proceeds, if any,
resulting from casuwalty loss, any eminent
domain proceedings, any common surplus &f. the
Association, or from any other disposition of
the Development, except as otherwise’provided
in Article 32.

6.2.2 apportion the assessments for the: Conmon
Expenses of each Unit within the Development,
except as otherwise prov1ded Ln Article 32.

-Section 6.3 This percentage lnterest shall not be
utilized for thie determination of voting rights of Cwners in the
Association,- which shall he based upon one vote for each Unit.

Am-xcw %, COVENANT FOR mzmgmcr: AND CAPITAL
IMPROVEMENT Assﬁssmm'rs.

Section 7.1 % It shall he an affirmative and
perpetual Obllgathﬂ*Qf the Board té fix Common Expense
assessments in an amount &t least. sufiicxent to maintain the
exterior of the Bulldlﬂgﬁ #nd to mgintain and cperate the Common
Elements and Facilities ag contemplated by the Master Deed or
Bylaws and as requixed byxthe*tpnﬂominlum Act and in any event
for the maintenance, repairs replacement of those elements
and improvements of the Comiion Elements and Facilities that must
be replaced on a periodic,bagis. The amount of monies for Cammon
Expenses of the Association décmed. hecessary by the Board and the
manner of expenditure thereof shall be a matter for the sole
discretion of the Board.” The Board ‘at, its discretion, shall
maintain adequate reserve funds for the malntenance, repairs, and
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replacement of these“Common Elements and Facilities that need
maintenance, repairs and/or replacement on a periodic basis.

Section 7.2 Common Expense assessments shall be
made for an annual period to be determined by the Board and shall
be payable in monthly installments due cn the first day of each
month. The Board shall cause to be prepared at least thirty (30)
days in advance of the due date of the first annual Common
Expense installment, a list of the Units and the annnal Common
Expense assessment applicable thereto, according to the names of
the Owners, which list shall be kept in the office of the
Association and shall be open to inspection, upon request, by any
Owvner. Written notice of the annual Common Expense assessments
shall be sent by mail or delivered to every Owmer. If an annual
assessment is not made as required herein, an assessment shall be
presumad to have heen made in the amount of the last prior yeaxr’s
assessment increased by ten percent (10%), and any installment of
such annual assessment shall be due upon each installment payment
date until a new annual Common Expense assessment is made.

Section 7.3 In the event the anmpal Common Expense
assessment proves to be insufficient, the budget and. assessment
may be amended at any time by the Board, provided that nothing
herein shall serve to prohibit or prevent the Board frem imposing
a lump sum assessment in the case of any immediate need or
eLergency.

Section 7.4 In addition to the annual Common
Expense assessments hereinbefore authorized, the Board may levy,
in any assessment year, a special Common Expense assessment, for
the purpose of defraying in whole or in part, the cost of any
construction or recenstruction, unexpected repair or replacement
or a described capital improvement upon Or to the Common Elements
and Facilities, including the necessary furniture, fixtures,
equipment, and other personal property related thereto, or for
any other lawful purpose, provided that if during any one year
period, such Special Assessment(s) exceads in the aggregate
$50,000, it shall receive the assent by the vote in perscn or by
proxy of two-thirds (2/3) of the aggregate votes held by all of
the members in good standing affected at a meeting duly called
for such purpose. Written notice of such meeting shall be sent
to all Owners at least thirty (30) days in advance, and which
notice shall set forth the purpose of the meeting. The due
date(s) of any special assessment, or any installment(s) thereof,
shall be fixed in the resolution authorizing such special
assessment. While the Developer maintains a majority of the
Board, Developer shall make no additions, alterations,
improvements or purchases not contemplated in this Offering which
would necessitate a special assessment or a substantial increase
in the monthly assessment unless required by u governmment agency,
title insurance company, mortgage lender or in the event of an
emergency.

12
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Section 7.5 Common Expenses shall be charged to
Owners according to the percentage of Cwners' respective
undivided interést in the Common Elements and Facilities. The
amount of Common Expenses charged to each Unit shall be a lien
against such Unit. BAn Owner shall, by acceptance of title, be
conclusively presumed to have agreed to pay his proportionate
share of Common Expenses accruing while he is the Owner of a
Unit., No Owner may exempt himself from liability for his share
of Common Expenses by waiver of the enjoyment of the right to use
any of the Common Elements or Facilities or by abandonment of his
Unit or otherwise. The Association, upon resolution of the Board
imposing a uniform late fee, may charge such a late fee for
payments not made on the due date thereof.

Section 7.6 The Association shall have a lien on
each Unit for any unpaid assessment duly made by the Association
for a share of the Common Expenses or otherwise, together with
interest thereon (at a rate not to exceed the legal rate as may
be established by the Board, or if no rate is so established at
twelve percent (12%) per annum) and reasonable attorneys’ fees.
Such lien shall he effective from and after the time of recording
in the public records of the Middlesex County Clerk’s Office of a
claim of lien stating the description of the Unit, the name of
 the Owner, the amount due and the date when due. Such claim of
“lien shall include only sums which are due and payable when the
elain of lien is recorded and shall be signed and verified by an

officer or agent of the Association. Upon full payment of all

‘gumg secured by the lien, the party making payment shall Be

entitled to a reasonable satisfaction of lien. All such liens
shall -be subordinate for any lien for past due and unpaid taxes,
the Lien of any mortgage to which the Unit is subject and to any
i?heriliép recorded prior to the time of recording the claim of
ien.

- Bettion 7.7 Upon any voluntary conveyance of a
Unit, the grantor and grantee of such Unit shall be jointly and
severally liable for all unpaid assessments pértaining to such
Unit duly made*by the Association or accrued up to the date of
such conveyance without prejudice to the right of the grantee to
recover from the g¥antor any amounts paid by the grantee. The
grantor shall be‘exclusively liable for those accruing while he
is the Gwner. o - 13

Section 7.8, ‘. An 0wnerjé} pfcspective purchaser of a
Unit may require from-the Association a certificate showing the
amount of unpaid assessments pertaining to such Unit. The
Association shall provida suchscertificate within ten (10) days
after request therefor. The Instituntional Lender may reguest a
similar certificate with g’ to a Unit. Any person other
than the Owner who relies Aipen such certificate shall be entitled
to rely thereon. Fr-inias (T-5 0N
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